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Part I Introduction 
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Introduction 

A. Overview 
Casa de los Niños (“Casa”), located on 3.45 acres at the northwest corner of Speedway 
Boulevard and 4th Avenue (see Exhibit I:  Location Map, page 3), is a fully accredited 
nonprofit organization. Casa has been the chief provider of services to children in crisis 
since it was founded by Sister Kathleen Clark in 1973.  At that time, Casa was the first 
crisis nursery in the country and has since been used as a template for similar shelters 
throughout the world. They are currently licensed for 48 children residing at the shelter 
ranging in age from newborn to 12 years.   
 
In order to provide these essential services to an ever-growing population of children 
and families in need, the shelter has been expanding steadily over its 35-year history.  In 
addition to the shelter, Casa’s operations on-site include administrative support, a pre-
school for the children in the shelter, a visitation house and an infant mental health clinic.  
A summary for each of Casa’s programs is provided in the following paragraphs. 
 
Crisis Shelter 
 
This 24/7 program meets the physical, emotional and developmental needs of children 
up to 12 years of age who have families in crisis, are victims of family violence, or are 
homeless.  In addition to a warm bed, three meals and clothing, the children in shelter 
care receive medical and developmental services, and their parents are provided 
education and family support services.  
 
Crisis shelter services can provide parents with the break they need to handle a family 
emergency or crisis and offer a skilled medical staff to meet the needs of children with 
special health care needs. Services are available to all families in Arizona. 
 
Great Beginnings 
 
Great Beginnings Infant Mental Health Program provides comprehensive developmental 
and psychological assessment and psycho-therapeutic intervention for infants and very 
young children, who have been victims of child abuse/neglect or family violence.  
Children, birth through 5 years of age, and their caregivers, who have been exposed to 
abuse, neglect, family trauma and/or violence, are eligible to participate in this free 
program. 
 
Judicial Supervision Services 
 
Casa de los Niños is offering supervised visitation and exchange services to families 
referred by Arizona Superior Court in Pima County.  Supervised visitation and 
exchanges allow children and parents to maintain family interaction.  
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Exhibit I:  Location Map 
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Foster Care 
 
A foster home provides a caring family environment to children who have been victims of 
abuse and neglect.  Casa de los Niños recruits and facilitates licensure of foster families 
for all children, including specialized services for families who care for medically 
vulnerable children, for the following situations: 
 

Short Term Foster Care:  caring for children and working with their case plan as 
they transition to reunification with their parents, adoption or a relative placement.  

 
Foster to Adoption:  caring for children and working with their case plan to help 
them prepare for permanency including a willingness to consider adoption if they 
become available for adoption.  

 
Respite Care:  Providing care during a planned vacation or emergency for other 
foster parents or adoptive parents.  

 
Casa’s Foster Family Support Services also include ongoing training and development. 
 
Healthy Families 
 
Healthy Families encourages and supports parents by building on their strengths to help 
provide a healthy start for parents and their children. The Healthy Families Program is a 
voluntary, comprehensive home visitation program for families of newborns and can 
provide services for multiple years.  The program offers frequent home visits, information 
to parents on child development, positive parent-child interaction and linkages to other 
community resources. 
 
In-Home Services 
 
Casa de los Niños is part of a community-based partnership with Arizona’s Children 
Association and Child & Family Resources to provide comprehensive in-home family 
preservation and family support services to families at risk of having their children 
removed due to abuse and neglect in Pima County.  Referrals are received through 
CPS, and all services are free to the family. 
 
 

B. Rationale and Benefits for Use of a PAD 
The City of Tucson Planned Area Development (PAD) allows Casa to expand its 
facilities and provide consistency with today’s Land Use Code.  The PAD zone is a 
zoning classification that provides for the establishment of zoning districts with distinct 
regulations as adopted by Mayor and Council.  The PAD will allow Casa to tailor this 
zoning district to meet and to resolve Land Use Code issues that are specific to a shelter 
for victims of domestic violence.   
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Currently, the agency’s operations are spread amongst four locations throughout 
Tucson.  In order to become a more efficient organization and provide a higher level of 
services to its residents, Casa is proposing additional square footage to its main campus 
on 4th Avenue, allowing it to consolidate all of its operations into one location.  The 
property is currently zoned R-1, which does not allow for a shelter of its size; thus, the 
operations on the Casa campus are considered legal non-conforming uses.  To 
accommodate the expansion and bring the property into compliance with the City of 
Tucson Land Use Code, a rezoning is necessary. 
 
Casa de los Niños is a unique organization that does not fit neatly within any current 
zoning district provided in City of Tucson Land Use Code.  The base zoning for the PAD 
will be O-3 zoning, but it has been tailored to provide flexibility for the shelter site.  The 
areas in which this PAD would differ from the City’s Land Use Code and Development 
Standards are parking requirements, landscaping and screening, and trash and loading 
provisions.  This PAD will also allow the agency to be located within 500 feet of R-3 or 
more restrictive zoning without obtaining a Special Exception Land Use Permit, as would 
be required under the O-3 zone.  Lastly, the PAD will ensure improvements made to the 
campus will be compatible with the surrounding neighborhood. 
 
Because the Casa campus encompasses less than 40 acres (the minimum required for 
processing a PAD), a waiver was obtained from the City of Tucson Mayor and Council 
permitting Casa to move forward with a PAD for its 3.45-acre site.  (A copy of the waiver 
approval letter is provided as Appendix A.)   
 

C. Conformance with the General Plan and City Land Use Plans 
The proposed changes to the campus are consistent with policy recommendations in the 
City’s General Plan and the University Area Plan.  Both stress the compatibility between 
uses and protection of established neighborhoods. 

1. City of Tucson General Plan 

a. Central Core Growth Area  
The PAD is located within the Central Core Growth area of the 
General Plan. The Central Core Growth Area supports a mix of 
housing types and opportunities throughout the Central Core 
Growth Area to meet the diverse needs of the residents. The goal of 
the Casa PAD is to renovate and enhance the development in order 
to provide these essential shelter services to an ever-growing 
population of children and families in need. 

b. Land Use 
Casa PAD will protect established residential neighborhoods by 
promoting compatibility with existing Southwestern architectural 
styles and building materials of adjacent land uses. New 
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development will also be oriented to protect the privacy of 
surrounding residential land uses.  
 

c. Access and Circulation 
In accordance with the Livable Tucson Goals, the alternatives to 
automobile transportation include improvement of public 
transportation, improvement of roadways (lighting, landscaping, 
sidewalks and bus stops), and promotion of alternatives to the 
automobile.  The proposed campus redesign will improve: 

 Accessibility of the existing bus stop on Speedway. 
 Landscaping (including passive water harvesting), lighting 

and pedestrian accessibility.  

d. Community Character and Design 
The Community Character and Design element supports infill and 
redevelopment projects that reflect sensitivity to the site and 
neighborhood conditions and adhere to site and architectural design 
guidelines.  

 The PAD supports the policies of the Community Character 
element of the General Plan, University Area Plan and the 
Feldman’s Neighborhood Preservation Zone to ensure new 
development on the campus is compatible with the single-
family residential design character of the surrounding 
residential uses.  

e. Housing 
The Housing element promotes development of decent, safe and 
sanitary housing. The Casa PAD will allow upgrades to facilities and 
programs designed to prevent child abuse and shelter care for 
children.  

 

2. University Area Plan 
The University Area Plan (UAP) is rich and diverse in character, offering a unique 
blend of housing and lifestyle options, educational and cultural amenities, and 
pedestrian oriented commercial services. The special qualities of the University 
Area are built on a foundation of individual neighborhoods and commercial 
districts closely linked to the activity and development of the University of 
Arizona.  
 
The overall goal of the plan is to recognize distinct neighborhoods in the 
University Area, and support those changes which protect and enhance the 
character, identity and residential quality of life in these neighborhoods.  More 
specifically, the Casa PAD plans to comply with all the policies of the UAP, 
including:   
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 Protecting and improving existing neighborhoods. 
 Directing traffic directly onto major streets and away from residential 

areas. 
 Mitigating impacts of non-resident parking demand in neighborhoods by 

providing for a comprehensive parking plan for all existing and proposed 
uses on the site. 

 Encouraging all new development to be compatible with Southwestern 
architectural styles, building materials, ornamentation, setbacks, 
stepbacks, and variations in building height or mass to complement the 
scale and character of the Feldman’s Neighborhood and the 
Neighborhood Preservation Zone.  

 Encouraging all new development to demonstrate sensitivity to 
surrounding uses in design, location, orientation, landscaping, screening 
and transportation planning.  

 Providing shielded lighting that increases night time visibility around 
doorways, windows, pathways and landscaped areas.  

 Screening or enclosing outdoor storage areas or dumpsters from the view 
of all streets and adjacent properties. 

 Screening and orient buildings, windows and balconies to preserve the 
privacy of surrounding residential land uses.  
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D. Neighborhood Preservation Zone 
Special care will be taken to ensure that new development within the Casa de los Niños 
campus is compatible with its surroundings both in its appearance and its operations.  
Casa is within the boundaries of Feldman’s Neighborhood, a National Register Historic 
District.  Feldman’s Neighborhood is one of two neighborhoods chosen by the City of 
Tucson Mayor and Council to pilot the implementation of the Neighborhood Preservation 
Zone (NPZ).  The NPZ allows neighborhoods that are National Register Historic Districts 
or those that are eligible to be included on the Register to create a neighborhood-
specific design manual containing architectural and design requirements and guidelines 
which must be adhered to for future residential development and significant 
modifications to existing residential structures.  Representatives of Casa de los Niños 
were involved with the formulation of the design manual, and while the Casa campus, 
upon rezoning to a PAD, will not be subject to these design guidelines, all new 
development within the PAD will respect the NPZ.  
 
The Casa PAD has taken into consideration the significance of the surrounding historic 
district. All new development within the Casa PAD will respect the massing, scale, 
rhythm, architecture and building materials of the surrounding neighborhood.  
 

 



 

i 

Part II Site Analysis 
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A. Existing On-Site Development  
The Casa de los Niños campus consists of five site-built structures, playground areas, 
courtyards, and parking and loading areas.  The existing conditions of the campus are 
depicted in Exhibit II.A:  Existing Development, page 12.  The two structures located in 
the northern portion of the site are the Angel and O’Reilly buildings, which are shelters 
for children who have been displaced from their families.  In the center of the site is the 
pre-school building, which serves the children who reside in the shelters.  Administrative 
offices and support facilities such as conference rooms, reception areas and storage 
areas are located in the Kelsch building at the corner of Speedway Boulevard and 4th 
Avenue. 
 
Included within the PAD boundary are two single-family residential homes (adjacent to 
Speedway Boulevard), one of which was recently acquired by Casa (2010) but is not 
currently involved with Casa operations.  The other home (at the corner of Speedway 
Boulevard and 5th Avenue) is used as a visitation center where parents can visit their 
children when a neutral meeting site is made necessary due to intra-family conflict.  Both 
structures are among nearly 490 properties (out of approximately 600) cited in the 
Inventory of the Contributing Properties to the Feldman’s National Register Historic 
District as contributing to the historic significance and visual character of the district.  
Both structures are located within the future right-of-way for Speedway Boulevard. 
 
Table II.A:  Building Inventory provides a description of each of these buildings.   
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Table II.A:  Building Inventory 

Existing Building 
Current 
Square 
Footage 

Building 
Height 
(feet) 

Building Setback from 
Existing Property Line 

(feet) 

Parking 
Spaces 

(Accessible 
Spaces) 

Loading 
Spaces 

(Dimension) 

Kelsch 
(Administration) 9,192 14 

0 from Speedway Blvd. 

43 from 4th Ave. 
6 (2) 1 (11’x 35’) 

O’Reilly (Shelter) 8,123 14 
26 from 4th Ave. 

79 from Helen St. 

Angel (Shelter) 8,067 32 17 from Helen St. 

66 (1) 1 (11’x35’) 

Pre-School 1,582 14 115 from Speedway 
Blvd. 0 0 

Visitation House 1,790 14 
5 from Speedway Blvd. 

8.5 from 5th Ave.. 
1 (0) 1 (11’x35’) 

Single Family 
Residential Home 1,250 14 5 from Speedway Blvd. 0 (0) 0 

Total On-Site 30,004   73 (3) 2 

Off-Site Parking   20*  

Total  93  
*Per agreement with First Southern Baptist Church of Tucson, 20 overflow parking spaces are available within the 
church parking lot east of the subject property. 



Casa de los Niños Planned Area Development 

                 Site Analysis 12 

Exhibit II.A:  Existing Development 
 

 



Casa de los Niños Planned Area Development 

 Site Analysis 13 

B. Existing Zoning and Land Uses 
Casa de los Niños is surrounded by a mixture of residential uses, religious uses, vacant 
land and small office uses, as shown in Exhibit II.A:  Existing Development, page 12.  
Single-family homes in the area are on lots ranging in size from approximately 7,000 to 
9,000 square feet.  The First Southern Baptist Church of Tucson is located on the east 
side of 4th Avenue, and the Tucson Chinese Christian Fellowship is located on the north 
side of Helen Street.  Both of these facilities also include pre-schools.   

1. Existing Zoning 
 

Table II.B.1:  Existing Zoning 
 
 
 
 
 
 
  
 
(See Exhibit II.B:  Zoning, page 14.) 
 

2. Land Uses 
 

Table II.B.2:  Existing Land Uses 
 

 

(See Exhibit II.A:  Existing Development, page 12.) 

Project Site NR-1 (Residential) 

North NR-1 (Residential) 

South HR-2 (Historic Residential), HO-3 (Historic Office) 

East NR-1 (Residential), P (Parking) 

West NR-1 (Residential) 

Project Site Shelter Care; Single-Family Residential 

North Single-Family Residential, Religious Use  

South Single-Family Residential, Office 

East Religious Use 

West Single-Family Residential, Vacant 
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Exhibit II.B:  Zoning 
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C. Public, Educational and Community Facilities 

1. Public Facilities and Services 

a. Parks 
The only parks within one-half mile of the project site are De Anza 
Park, located approximately one-quarter mile to the southwest, and 
Catalina Park, which lies one-quarter mile to the south.  There are 
several publicly owned parcels in the vicinity, but none abut the 
project site.  (See Exhibit II.C:  Community Facilities, page 16.) 

b. Libraries 
There is one public library located within one mile of the PAD.  The 
Joel Valdez Main Library is located at 101 North Stone Avenue, 
approximately one mile southwest of the project site. 

c. Fire Stations 
The nearest fire station is located at 265 South Church Avenue, 
approximately 1.25 miles south of the project site. 

d. Police Stations 
There are two police stations located within the vicinity of the PAD.  
The University of Arizona Police Department is located at 1200 East 
Lowell Street, approximately one mile southeast of the PAD.  The City 
of Tucson Police Headquarters is located at 270 South Stone Avenue, 
approximately 1.25 miles south of the PAD. 

e. Hospitals 
The nearest hospital is the University Medical Center located at 1501 
North Campbell Avenue, approximately one mile east of the PAD.   

 

2. Schools 
The project site is located within Tucson Unified School District, and schools 
serving the area include Cragin Elementary, Doolen Middle School and Tucson 
High School.  As indicated on Exhibit II.C, page 16, several charter schools are 
also located in the vicinity.  Both religious uses to the north and east of the PAD 
district also house early education facilities.  Casa de los Niños is currently home 
to approximately 48 children ranging in age from newborn to 12 years.  Children 
who reside at the shelter continue to attend the schools in which they are 
enrolled at their home addresses.  If they are not currently attending school, they 
are enrolled in Cragin Elementary.  As of the submittal date, there is one shelter 
resident attending Cragin Elementary School.   
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Exhibit II.C:  Community Facilities 
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D. Existing Transportation and Circulation 

1. Adjacent Roadways 
Casa de los Niños is bordered by Speedway Boulevard on the south, Helen 
Street on the north, 4th Avenue on the east, and 5th Avenue on the west.  
Attributes of the adjacent transportation network are summarized in Table II.D: 
Roadway Characteristics. 

2. Current and Future Right-of-Way 
Helen Street, 4th Avenue and 5th Avenue each has current and future 80-foot 
rights-of-way adjacent to the project site.  Speedway Boulevard currently has 
between 80-120 feet of right-of-way adjacent to the project site.  According to the 
Major Streets and Routes (MS&R) Map, the future right-of-way for Speedway 
Boulevard is 120 feet.  An additional 40 feet of right-of-way dedication is required 
along the western portion of the project site adjacent to Speedway. 

3. Access Points 
There are three vehicular access points along 5th Avenue, one along Helen 
Street and three along 4th Avenue.  The curb cuts for each of the existing single-
family residences fronting Speedway Boulevard represent the only access points 
to the project site along that roadway. 

4. Alternate Modes of Transportation 
SunTran Route 4 runs along Speedway Boulevard and can be accessed from a 
stop located outside of the Casa facility.  4th Avenue and Helen Street serve 
north/south and east/west bicycle traffic generated by the site.   

5. Major Streets and Routes 
Speedway Boulevard is classified as an Arterial Street by the City of Tucson 
MS&R Plan and is, therefore, subject to the requirements of the MS&R 
Ordinance.  In 1990, the City of Tucson prepared an Alignment Study for 
Speedway Boulevard, Stone Avenue to Euclid Avenue, which documented the 
design concept for widening the roadway to 6 lanes.  A portion of the PAD lies in 
Speedway’s future right-of-way. 
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Table II.D:  Roadway Characteristics 

Roadway Functional 
Class 

# 
Lanes Divided Bike 

Route 
Bus 

Route 
Curb & 
Gutter Sidewalk Paved 

Average Daily 
Trips 

(PAG, 2007) 

East 
Speedway 
Boulevard 

Arterial 4 travel, 
1 turn No No Yes Yes Yes Yes 44,000 

East 
Helen 
Street 

Local 2 No Yes No Yes Yes Yes <5,000 

North 4th 
Avenue 

Local (north 
of Speedway) 

Collector 
(south of 

Speedway) 

2 No Yes No Yes Yes Yes 

<5,000 (north 
of Speedway 

6,000 (south 
of Speedway) 

North 5th 
Avenue Local 2 No No No Yes Yes Yes <5,000 

 
 
 
 

E. Existing Hydrology 
A portion of the project site is located within the Mabel Street Wash floodplain that flows 
westward along Helen Street and serves as a constructed watershed channel.  (See 
Exhibit II,E:  Flood Hazard Zone, page 19.)  The 100-year flow is 360 cfs; however, this 
is not expected to adversely affect the development of the site.  There are no riparian 
areas associated with the floodplain. 
 
The site is located in the Bronx Watershed, which is non-designated.  Detention is not 
required.  Because the site is greater than 1 acre, retention will be required and may be 
accommodated through water harvesting. 
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Exhibit II.E:  Flood Hazard Zone 
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F. Off-Site Views 
The proposed PAD District is located in a developed area, surrounded by single-family 
residential uses, offices, churches and day care facilities.  Currently, Casa buildings vary 
in height from one to two stories.  The site is partially visible from all sides of the 
property.  Photos of the project site are shown on page 22 in Exhibit II.F.2:  Site Photos.  
Exhibit II.F.1:  Photo Key Map (page 21) indicates the locations from which the photos 
were taken. 

1. Views onto the Site 
The O’Reilly and Kelsch buildings along the eastern side of the property are 
highly visible from 4th Avenue.  The O’Reilly and Angel buildings and the parking 
lot in the northeast portion of the property adjacent to Helen Street are partially 
screened from view by landscape buffering and a masonry wall.  The parking lot 
in the northeast corner of the property is highly visible from Helen Street and 5th 
Avenue, as currently only a wrought iron security fence and no landscaping exist 
in this area.  The visitation house in the southwest corner of the property is highly 
visible from Speedway Boulevard and 5th Avenue.   

2. Views across the Site 
The PAD District is located in a developed area of the city surrounded by one 
and two-story structures.  Views across the site of surrounding mountain ranges 
are predominantly obstructed.   
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Exhibit II.F.1:  Photo Key Map 
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Exhibit II.F.2:  Site Photos 
 

 
Photo 1: Looking at the front entrance of Kelsch 
from 4th Avenue.  Photo 2: Single-family bungalows along 

Speedway typical of the areas architecture. 

 

 

Photo 3: Looking southeast from the corner of 
Helen and 5th avenue at a parking lot and the 
Angel building. 

 Photo 4: Looking south along the 4th Avenue 
sidewalk showing the O’Reilly building on the 
right. 

 

Photo 5: A photo of the rear portion of the 
O’Reilly and Angel buildings taken from Helen 
Street. 

 Photo 6:  Looking west along Speedway with the 
Kelsch building on the right obscured by 
vegetation. 
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Part III PAD District Proposal 
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A. Planning Considerations 
The Casa de los Niños Planned Area Development proposes a single zoning district 
based on a modified O-3 Zone to allow for the reconfiguration of uses and buildings on 
the site and the construction of additional building square footage.   
 
The Casa de los Niños PAD provides guidance for the expansion of services and 
facilities on Casa’s existing campus and eliminates nonconforming uses that have 
developed on the campus over the years.  The regulations contained within this PAD are 
based upon thorough analysis of: 
 

 The organization’s needs for expansion and location consolidation of services, 
 The site’s opportunities and constraints, and 
 The campus’s interface with the surrounding neighborhood. 

 

This zoning document provides regulations relating to uses, physical character, and 
intensity of development on the campus.  All new construction within the PAD shall 
complement adjacent land uses, taking into consideration the principles contained within 
the Feldman’s Neighborhood Design Manual.  Where the PAD varies from the LUC or 
other relevant City standards, the PAD shall control.  Where the PAD is silent, the LUC 
provisions for the O-3 zone and other relevant city standards shall control.   

 

All existing development on the campus shall be allowed to remain until that portion of 
the PAD is redeveloped, at which time, that existing development shall be brought into 
compliance with the PAD.  All development on the campus must be in compliance with 
the PAD by the end of construction of the total PAD area. 

 

See Exhibit III.A:  Conceptual Site Plan, page 25. 
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Exhibit III.A:  Conceptual Site Plan 
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B. Permitted and Excluded Uses 
Permitted uses within the PAD shall include all those permitted by LUC Section 2.4.3 
under O-3 zoning.  Special Exception Land Uses, as provided for in O-3, shall be 
deemed Permitted Land Uses for the purposes of this PAD.  These permitted uses are 
subject to the performance criteria and development standards included within this PAD 
and are exempt from all performance criteria listed in the Land Use Code. 
 
 

C. Development Standards 

1. Site Development 
 

Table III.C.1:  Development Standards 
Minimum Site Area None (See Appendix A:  PAD Acreage Waiver) 

Maximum FAR 0.5 

Maximum Lot 
Coverage None 

Maximum Building 
Height 35 feet 

Minimum Perimeter 
Yard 

• Zero lot line permitted adjacent to 
Speedway Boulevard (measured from future 
right-of-way line). 

• 10 feet adjacent to 4th Avenue, 5th Avenue 
and Helen Street. 

Minimum Building 
Separation Per Building Code 

 

2. Interior Lot Lines/Parcels 
The PAD district shall be considered a single parcel for the purposes of setbacks, 
buffers and other development standards.  All new structures and other 
development within the PAD shall conform to the applicable City building, fire and 
other life/safety standards. 
 
In order to allow for construction across parcel lines within the PAD, Casa shall 
enter into the City’s form of “Covenant Regarding Development and Use of Real 
Property”, which will covenant, condition and restrict all future use and 
development of those parcels within the PAD owned or controlled by Casa de los 
Niños so as to treat such parcels as a single lot solely for the purpose of 
compliance with applicable development regulations. 
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3. Vehicular Use Areas 
The minimum width of parking area access lanes (PAALs) within the Casa 
campus is 20 feet for two-way traffic. 
 
The following parking requirements (Table III.C.2) are based upon calculations of 
proposed land uses, taking into consideration the unique nature of Casa, its 
programs and hours of operation. (Exhibit III.A: Conceptual Site Plan has been 
provided for conceptual purposes only; the final building footprints and parking 
configuration may vary somewhat from this layout.) 

 
Table III.C.2:  Parking Requirements 

PAD Use Ratio 

Shelter 1:3 beds 

Office 1:350 square feet 

Visitation House 1:400 square feet 

Secondary and accessory uses (including the 
pre-school and storage facility) shall not be 
required to provide parking. 

 
Accessible parking will be provided throughout the Casa campus in accordance 
with accessible requirements from the 2006 IBC, Chapter 11 and ICC/ANSI 
117.1, 2003 Edition.  Accessible spaces, including “van accessible” spaces, will 
connect to the accessible route as required.  Accessible parking will be spread 
throughout the site to make it convenient for those who are physically disabled to 
park in close proximity to Casa’s facilities.   
 
Alternative sustainable materials may be used in the construction of parking lots 
to lessen the heat island effect, subject to approval by the City of Tucson. 
 

 

4. Bicycle Parking 
Class 1 bicycle parking for employees shall be provided at a minimum ratio of 
two (2) per building (excluding the pre-school, storage facility and other 
secondary or accessory structures).  These facilities may be placed within each 
building (e.g. office or storage rooms), centrally located on the campus (such as 
within the storage building), or they may be placed outdoors and distributed 
throughout the site. 
 
A minimum of four (4) bicycle parking spaces (Class 2) shall be provided for each 
building (excluding the pre-school, storage facility and other secondary or 
accessory structures).  The bicycle parking spaces shall be located near each 
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building’s primary entrance or, in the case of the shelter buildings, near the 
security gate or visitor parking area.   
 

5. Sidewalks 
Sidewalks and pedestrian routes shall comply with accessibility standards per 
2006 IBC Chapter 11 and ICC/ANSI 117.1, 2003 Edition.  Accessibility routes 
from new and modified buildings to the public right-of-way will be marked in 
compliance with the code. 
 
All sidewalks required for new development or redevelopment within the PAD 
shall measure a minimum of five (5) feet in width.  A minimum separation of zero 
(0) feet between a sidewalk and a building is permitted. 
 
All requirements of this section will be met by the time the last building is 
completed and prior to issuance of a certificate of occupancy. 
 

6. Building Accessibility 
All existing structures that are currently not accessible will remain as is until the 
structure is modified or renovated.  All improvements will comply with accessible 
code standards for curb ramps, sidewalks, detectable warnings and marked 
crosswalks.  All development within the PAD will comply with accessibility 
requirements by adhering to the 2006 IBC, Chapter 11 and ICC/ANSI 1117.1, 
2003 Edition by the time the last building is completed and prior to issuance of a 
certificate of occupancy.   
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7. Loading Zones and Solid Waste Disposal 
Loading zones and trash receptacles will be provided in three areas within the 
Casa PAD: 
 

1. Located between the Kelsch and O’Reilly buildings; will continue to serve 
the Kelsch facility 

2. Located north of O’Reilly, will support the two shelter buildings 
3. Located at the corner of Speedway Boulevard and 5th Avenue to serve 

the new office building  
 
Recycling containers will be centrally located on the campus alongside the trash 
receptacles between the Kelsch and O’Reilly Buildings, accessible from 4th 
Avenue.  Trash and recycling removal service will continue to be contracted 
through the City of Tucson or other private service provider. 
 
All required semi-truck loading shall occur at one of the two existing 11 feet x 35 
feet zones, one of which is located at the northeast portion of the PAD between 
the Angel and O’Reilly Buildings with access from Helen Street.  The second 
existing loading/trash/recycling zone is accessible from 4th Avenue and is 
situated between the O’Reilly and Kelsch Buildings; maneuvering onto 4th 
Avenue to access this trash/loading zone shall be permitted to continue.   
 
The new office building proposed for location at Speedway Boulevard and 5th 
Avenue shall provide one loading zone that measures 10 feet x 18 feet.  This 
loading zone must be provided in addition to the required vehicular parking 
spaces. 
 
No other loading zones shall be required in this PAD.  Loading zones, recycle 
containers and trash receptacles may have shared access within the PAD. 
 

8. Historic Preservation 
Included within the PAD boundary are two structures adjacent to Speedway 
Boulevard that are among nearly 490 properties (out of approximately 600) cited 
in the Inventory of the Contributing Properties to the Feldman’s National Register 
Historic District as contributing to the historic significance and visual character of 
the district.   
 
Both structures are located within the future right-of-way for Speedway 
Boulevard, per the City of Tucson Major Streets and Routes Plan.  The City of 
Tucson Historic Preservation Office supports the removal of the existing structure 
with the current address of 307 E. Speedway Boulevard at the time a new 
building is constructed onsite.  An evaluation of the impact(s) of allowing the 
structure at 301 E. Speedway to remain will be conducted at the time of 
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development.  The evaluation will be performed by Casa de los Niños 
consultants who will review the options and costs associated with constructing 
the new building immediately north of and adjacent to the structure at 301 E. 
Speedway.  Factors Casa and its consultants will consider include, but are not 
limited to: 

• The potential loss of developable area, building square footage or 
parking that Casa requires to accommodate their current and future 
needs; 

• The ramifications of constructing a new building adjacent to the existing 
structure, such as accommodating building/fire codes and engineering 
requirements and/or safety regulations that may be related to the 
existing structure’s basement or other feature; 

• The potential use of the existing structure until such time as Speedway 
is widened; and 

• The maintenance costs, responsibilities and liabilities associated with 
allowing the structure to remain. 

While every reasonable effort will be made to keep the existing structure at 301 
E. Speedway Boulevard, Casa retains the right to have it removed if keeping the 
structure is deemed infeasible for whatever reason or proves to be a hardship to 
Casa.  If and when a decision is made to remove the structure, the City of 
Tucson, other organization or individual(s) may relocate the structure or salvage 
materials from the building prior to demolition at their own expense.  A copy of 
the evaluation will be provided to the City of Tucson Historic Preservation Office 
prior to demolition permit application to demonstrate a good faith effort was made 
in considering the options and costs associated with preserving the historic 
structure. 

 
 

D. Landscape Program 
The proposed landscape program for Casa de los Niños consists of two areas: 
streetscape and internal landscape.   
 

1. Streetscape 
Streetscapes will foster Safe-by-Design principles in order to minimize any 
unsafe situations, such as “hiding places” or lack of visual access to pedestrian 
circulation routes. The streetscape treatments will respect the existing conditions 
and uses of the adjacent streets and properties in terms of plant species 
selection and location. 
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a. Zone 1 
The streetscape area along Speedway Boulevard contains minimal 
parking screening requirements.  The existing and proposed buildings 
will limit visual access into the campus from Speedway.  (See 
Streetscape Zone 1 in Exhibit III.D:  Landscape Program, page 32) 
(See also Section D.3: Landscape Requirements). 
 

b. Zone 2 
The streetscape area along 4th Avenue, Helen Street and 5th Avenue 
will provide a balance of visual screening and buffering and visual 
access.  Where applicable, views from adjacent properties and streets 
will be screened to minimize the visual impact of parking areas.  (See 
Streetscape Zone 2 in Exhibit III.D:  Landscape Program, page 32.)  
This will occur predominately along 5th Avenue, Helen Street and 4th 
Avenue.  (See also Section D.3: Landscape Requirements). 
 

 

2. Internal Landscape  
As indicated on Exhibit III.D:  Landscape Program (page 32), the internal 
landscape area is divided into four main landscape zones:   
 

 The Campus Entrance Zone will provide visual cues to help identify the 
major campus entrance to campus visitors.  This zone will feature bold 
accent plants to create visual interest to the campus entrance. 

 The Courtyard Zone will remain largely unchanged and continue to function 
as the major outdoor space for the campus.  The Courtyard Zone features 
shady areas and smaller-scale plants with fewer thorns near pedestrian 
areas. 

 Play Zones will be designed to foster a safe and creative outdoor 
atmosphere for children with thorn-free shade trees and plants that grow 
low to the ground so as not to obstruct the visibility of the children. 

 Landscape within the Parking Zone will be designed and planned with two 
goals in mind: efficient and safe circulation and urban heat island mitigation.  
As such, large shade trees will be the predominant plant in these zones.   
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3. Landscape Requirements 
In lieu of the provisions outlined in Land Use Code Section 3.7.2.4 (Landscape 
Borders) and Section 3.7.3.2 (Screening Requirements, Location), the following 
standards shall be met within the Casa PAD: 
 

 Low-water-use plant material shall be utilized within the PAD. 

 Canopy shade trees shall be provided at a ratio of one tree per 4 parking 
spaces.  Canopy trees located in the streetscape border may count toward 
the tree requirements in the parking area when adjacent to parking lot.  
Shade structures with industry recognized cool roofing material and/or solar 
panels are allowed as a substitute for trees if contributing toward 50 percent 
coverage of parking spaces.. 

 Street landscape borders will vary in width.  An-average 7.5-foot wide 
streetscape border is required along the Helen Street, 4th Avenue and 5th 
Avenue boundaries.   

 Mirroring the location of the existing (Kelsch) building at the corner of 
Speedway Boulevard and 4th Avenue, a zero lot line is proposed along 
Speedway for the new building at the southwest corner of the site. No 
landscape border is required between the buildings and the Speedway 
right-of-way; however, a minimum 7.5-foot wide street landscape border will 
be provided along the remainder of the Speedway Boulevard frontage.   A 
license agreement may be sought with the City of Tucson Department of 
Transportation to accommodate landscaping in the right-of-way.  

 New landscape screen walls greater than 5 feet in height and 300 feet in 
length will be designed with a varied wall alignment (jog, curve, notch, 
setback, etc.)  This designed element will provide visual interest and 
opportunities to cluster trees next to neighborhood sidewalks, providing 
shade and greater pedestrian comfort during summer months. 

 Trees shall be provided in the streetscape borders in accordance with the 
plan shown in Exhibit III.D:  Landscape Program, which takes into account 
existing site constraints, including narrow landscape border widths near 
existing buildings and parking areas.  A license agreement may be sought 
with the City of Tucson Department of Transportation to preserve existing 
street trees and to accommodate additional trees in the right-of-way. 

 A minimum of 50 percent of the area of the street landscape border must 
be covered with shrubs or vegetative ground cover. 

 Any new, or repaved, parking lot and/or new facility/structure will comply 
with Municipal Code Article VIII.  Rainwater Collection and Distribution 
Requirements and Development Standard 10-03.0, Commercial Rainwater 
Harvesting. 
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Exhibit III.D:  Landscape Program 
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E. Conservation Standards 
The Casa de los Niños conservation efforts can be divided into three main categories: 
Preservation, Water Harvesting and Heat Island Mitigation.   
 
To the greatest extent practical, existing and mature vegetation at Casa de los Niños will 
be preserved in place so as to maintain continuity of the landscape program and provide 
a basis to the new proposed vegetation.   
 
Water harvesting techniques will be implemented in all areas of new development, and 
to the extent practical, rainwater will be directed toward existing vegetation in an attempt 
to augment and minimize the application of irrigation water.   
 
Approximately 1/3 of the site will consist of parking areas.  The planting and 
maintenance of large shade trees in these areas will help to minimize the negative 
effects of stored and reflected heat off parking surfaces, thereby mitigating, to the extent 
practical, the urban heat island effect.  Alternative sustainable materials may be used in 
the construction of parking lots to lessen the heat island effect, subject to approval by 
the City of Tucson. 
 
 

F. Circulation Plan 
A traffic statement was prepared for Casa de los Niños by Kimley-Horn and Associates 
in September 2009, which summarizes the existing traffic and circulation conditions, as 
well as provides recommendations regarding future conditions.  A copy of the Traffic 
Statement prepared for Casa de los Niños shall be submitted with all future development 
plans associated with this PAD.  (The traffic statement is included in this PAD as 
Appendix B.)  The following summarize the traffic statement recommendations: 

 
 Access to the site and parking lot configurations will largely remain the same 

except for the removal of the existing access along Speedway Boulevard and 
consolidation of several driveways along 5th Avenue. 

 
 The City of Tucson prepared an Alignment Study for Speedway Boulevard, Stone 

Avenue to Euclid Avenue in September 1990 documenting a design concept for 
widening to 6 lanes, but the study has not continued.  

 
Nonetheless, the City of Tucson Department of Transportation requires the 
dedication of right-of-way along Speedway in accordance with this Alignment 
Study.  As shown on Exhibit III.A:  Conceptual Site Plan (page 25), there are two 
structures at the corner of 5th Street and Speedway Boulevard located in the 
future right-of-way.  New development within the PAD will occur up to the 
property line; the right-of-way will be dedicated to the City of Tucson and these 
two structures will be removed at time of development plan. 
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The widening of Speedway Boulevard will not be constructed within the next 20 
years, but all proposed buildings within the proposed PAD need to be located 
outside the limits of right-of-way as depicted in the Alignment Study (R-90-12). All 
existing buildings within the future right-of-way will be demolished, removed, or 
relocated at the time of construction, but prior to construction the Department of 
Transportation has no objections to the continued operations of these existing 
facilities. In the event the owner wishes the existing facilities to remain in 
operation then The Department of Transportation will prepare for recording and 
the owner will grant a Covenant for Future Dedication in-lieu of right-of-way 
dedication during the time of development planning. The Covenant for Future 
Dedication shall be in the form as shown in Appendix C or as otherwise mutually 
agreed by the parties and shall require the owner to dedicate the future right-of-
way at no cost to the City within 30 days after a written request by the City has 
been provided to the owner. This request will be made in the months leading up 
to the widening of Speedway Boulevard. 

 
 The additional building space will generate approximately 25 trips during the AM 

and PM peak hours.  As the new uses will replace several existing uses, the net 
trip generation (new uses minus existing uses) will be less than the 25 trips per 
hour. 

 
 Traffic operations at the site driveways were not evaluated as the adjacent 

roadways which provide access function as local streets and experience less 
than 6,000 vehicles per day.  The project proposal eliminates the existing 
driveway onto Speedway Boulevard, which eliminates all access onto the Urban 
Principal Arterial.  If in the future access to Speedway is desired, development 
will be limited to one right-in/right-out access drive. 

 
 The intersections of 4th Avenue and 5th Avenue with Speedway Boulevard are 

anticipated to operate at similar levels of service as existing since the planned 
development does not add significant turning volumes.  As such, no off-site 
improvements are recommended. 

 
Development of this project will include the installation of a sidewalk along 5th Avenue, 
adjacent to the northerly portion of the site.  Any relocation, modification, etc. of existing 
utilities an/or public improvements necessitated by the proposed development will be at 
no expense to the public. 
 
 

G. Wastewater 
The owner/developer shall obtain written documentation from the Pima County Regional 
Wastewater Reclamation Department (PCRWRD) that treatment and conveyance 
capacity is available for any development within the rezoning area, no more than 90 
days before submitting any tentative plat, development plan, sewer improvement plan or 
request for building permit for review. Should treatment and/or conveyance capacity not 
be available at that time, the owner/development shall have the option of funding, 
designing and constructing the necessary improvements to Pima County’s public 
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sewerage system at this or her sole expense or cooperatively with other affected parties. 
All such improvements shall be designed and constructed as directly by the PCRWRD. 
 
 

H. Design Review 
The Casa de los Niños Building Committee (an existing body appointed by Casa’s Board 
of Directors) will review all plans for future development and redevelopment on the Casa 
campus for compliance with the regulations and guidelines contained within this PAD.  
One representative from Feldman’s Neighborhood Association (appointed by the 
Feldman Neighborhood Association Board) will be invited to participate in this review, 
which shall include all development, landscape and architectural plans.  Through a self-
certification process, the Committee will provide a letter of approval to the City at the 
time of plan submittal. 
 
 

I. Interpretations and Amendments 

1. Interpretation 
The regulations and guidelines provided within this PAD supersede existing 
regulations within the City of Tucson Land Use Code and Development 
Standards.  If an issue arises regarding definitions, conditions, standards and/or 
situations not addressed in this PAD, those in the LUC, Development Standards 
or other COT regulations shall prevail, as interpreted by the COT Zoning 
Administrator. 
 

2. Amendments 
Amendments to this PAD may be necessary over time to respond to the 
changing needs of this organization.  Non-substantial changes to the PAD shall 
be approved pursuant to LUC Section 2.6.3.11.B.5.  Non-substantial changes 
include the following: 

 Modifications to the permitted and secondary uses that do not change 
the overall intent of the PAD. 

 Modifications to tax code parcel boundaries, including changes to 
interior boundaries or combining parcels, except that changes to the 
PAD perimeter boundary may not be considered a minor amendment or 
non-substantial change to the PAD.. 

 Modifications to the proposed site plan provided the Development 
Standards set forth in the PAD are maintained. 

 Any other items not expressly defined as substantial based on LUC 
Section 2.6.3.11.B.3. 

 
Substantial changes (as defined in LUC Section 2.6.3.11.B.3), are subject to the 
amendment process outlined in LUC Section 2.6.3.11.B.4. 
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